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Introduction 


Plazas  tucked  among  giant  office  buildings 
contribute  to  the  diversity,  quality  and  human 
scale  of  the  City's  commercial  center.  This 
zoning  amendment  is  concerned  with  the  hu- 
man dimension  —  with  ways  to  make  urban 
open  space  in  densely  developed  Midtown 
and  Lower  Manhattan  more  lively,  attractive 
and  accessible. 

Urban  open  space  was  given  legal  recogni- 
tion and  encouragement  in  the  1961  Zoning 
Resolution.  It  was  felt  that  the  public  interest 
would  be  served  by  increasing  light,  air  and 
breathing  room  in  the  City's  densest  locations. 
The  concept  of  a  trade-off  was  introduced: 
developers  who  provided  plazas  at  the  bases 
of  their  buildings  would  be  compensated  with 
extra  floor  space  for  their  office  towers.  Every 
square  foot  of  plaza  earns  10  square  feet  of 
floor  space  —  a  bonus  allowing  an  increase 
of  up  to  20  per  cent  in  the  size  of  an  office 
building. 

Almost  every  new  building  uses  the  plaza 
bonus.  The  formula  works,  but  not  every  plaza 
works.  Some  are  bleak,  forlorn  places.  Some 
are  hard  to  get  to.  Some,  sliced  up  by  drive- 
ways, are  more  for  cars  than  for  people. 


Some  are  forbidding  and  downright  hostile. 

This  zoning  amendment  pays  attention  to  the 
quality  of  open  spaces.  It  seeks  to  prevent 
windswept  strips  of  travertine  and  to  ensure 
that  plazas  are  humane,  pleasing,  diverting.  It 
establishes  standards  for  new  plazas  (and 
guidelines  that  could  be  used  to  improve  exist- 
ing ones). 

Seating  would  be  provided  —  on  ledges  or 
moveable  chairs.  Fountains,  book  stalls,  art 
work,  kiosks  selling  flowers  or  food  would  be 
encouraged.  Trees  that  are  hardy  and  planted 
in  enough  soil  to  survive  would  be  required. 
Spaces  would  be  designed  as  part  of  neigh- 
borhoods, would  relate  to  the  cityscape  and 
would  provide  sunny  and  peaceful  oases. 
Maintenance  would  be  secured  through  bonds 
posted  by  the  owners. 

The  new  zoning  amendment  keeps  the  exist- 
ing bonus  mechanism  but  identifies  three 
specific  kinds  of  privately  financed  public 
open  space  that  would  be  eligible  for  the 
bonus: 

Open  air  concourses  would  be  plazas  located 
at  the  subway  level,  adjacent  to  subway  en- 


trances, which  improve  circulation  and  permit 
light  and  air  to  reach  subway  mezzanines. 

Sidewalk  wldenlngs  would  provide  additional 
elbow  room  for  pedestrians  and  planting  area 
for  trees.  The  width  of  sidewalks  would  be  in- 
creased by  5  to  10  feet  along  narrow  streets, 
and  by  10  feet  along  wide  streets  and  avenues. 

Urban  plazas  would  be  like  outdoor  rooms 
Lined  with  shops,  they  would  have  seats  and 
trees  and  would  offer  a  range  of  attractions 
such  as  outdoor  cafes,  chess  tables  and 
sculpture. 

Much  more  is  now  known  about  what  makes 
urban  open  space  useful  and  engaging  and 
what  makes  it  vacant  and  sterile.  This  amend- 
ment seeks  to  codify  our  experience  while 
encouraging  design  flexibility  and  creativity. 

This  booklet  explains  the  new  amendment.  In 
essence,  it  is  an  illustrated  zoning  text  that 
follows  the  order,  sequence  and  language  of 
the  proposed  change.  General  concepts  and 
guidelines  relating  to  all  urban  open  space  are 
illustrated,  followed  by  the  specific  details 
concerning  open  air  concourses,  sidewalk 
widenings  and  urban  plazas. 

The  left  hand  columns  contain  the  complete 
zoning  amendment  as  approved  by  the  City 
Planning  Commission  and  the  Board  of  Es- 
timate on  May  21,  1975.  The  right  hand  col- 
umns contain  pictorial  translations  of  the  legal 
language  accompanied  by  descriptive  cap- 
tions. The  text  and  pictures  make  up  a  kind  of 
illuminated  manuscript,  which  shows  how  the 
proposed  urban  open  space  amendment 
works. 

It  is  the  intent  of  this  booklet  to  make  the  legis- 
lation clear  and  easy  to  follow.  It  is  the  intent 
of  the  legislation  to  fulfill  the  city's  potential  for 
urbanity  by  suffusing  its  open  spaces  with 
tranquility  and  vitality. 


Urban 

Open  Space 
Definitions 

Definitions 

Urban  Open  Space 

An  "urban  open  space"  is  a  portion  of  a  zon- 
ing lot  which  is  open  to  the  sky  except  as  pro- 
vided in  paragraph  (f)  (Permitted  obstruc- 
tions), is  accessible  to  the  public,  and  which 
qualifies  as  one  of  the  following  urban  open 
space  types: 

A.  open  air  concourse 

B.  sidewalk  widening 

C.  urban  plaza 

All  urban  open  spaces  shall  comply  with  the 
following  basic  requirements  as  set  forth  be- 
low and  with  additional  requirements  as  speci- 
fied for  each  type  except  as  modified  in 
accordance  with  the  provisions  of  Section 
74-91  (Urban  Open  Space  Modifications). 

No  foundation  permit  shall  be  issued  by  the 
Department  of  Buildings  for  any  development 
which  includes  an  urban  open  space  without 
certification  of  detailed  design  plan  showing 
all  features  of  the  proposed  urban  open  space 
required  in  the  zoning  resolution  by  the  Chair- 
man of  the  City  Planning  Commission.  An  ap- 
plication for  such  certification  shall  be  filed 
with  the  Chairman  of  the  City  Planning  Com- 
mission showing  all  the  required  features  of 
the  proposed  urban  open  space  as  set  forth 
herein. 
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Open  air  concourses       s  20-28 


URBAN  OPEN  SPACE  DEFINITIONS 


URBAN  OPEN  SPACE  DEFINITIONS 

Frontage 


a.  Frontage 

All  urban  open  spaces  shall  adjoin  either  a 
front  lot  line  or  a  sidewalk  widening.  An  urban 
open  space  that  adjoins  a  sidewalk  widening 
is  considered  to  front  upon  the  street  line 
which  borders  the  sidewalk  widening. 


Location 


fig-  2 


b.  Restrictions  on  location  of  non-qualifying 
open  area 

To  preserve  the  intent  of  the  definitions  relat- 
ing to  the  boundaries,  proportions  and  ob- 
structions of  urban  open  spaces,  on  any  one 
zoning  lot,  an  open  area  which  does  not  qual- 
ify for  bonus  floor  area  may  not  be  located 
between  two  urban  plazas,  between  an  open 
air  concourse  and  an  urban  plaza,  or  between 
an  urban  plaza  or  open  air  concourse  and  a 
building  wall  or  arcade  of  the  development. 


Planting 
and  Trees 


figs.  3,  4,  5 


c.  Planting  and  trees. 

1.  Street  trees 

Except  where  the  Commissioner  of  Buildings 
determines  that  the  following  tree  planting  is 
infeasible,  such  as  being  precluded  by  sub- 
way tunnel  or  other  subsurface  conditions, 
trees  are  required  to  be  planted  in  the  street 
sidewalk  area  adjacent  to  a  zoning  lot  which 
contains  bonus  floor  area  for  urban  open 
space.  At  least  one  tree  of  3V2"  caliper  or 
more  shall  be  planted  for  each  25  feet  of  the 
entire  street  frontage  of  the  zoning  lot.  They 
shall  be  planted  with  gratings  flush  to  grade 
in  at  least  200  cubic  feet  of  soil  per  tree,  with 
a  depth  of  soil  at  least  3'-6\  species  shall  be 
selected,  located  and  maintained  in  accord- 
ance with  the  specifications  established  by 
the  Manhattan  Street  Tree  Planting  Division 
of  the  Department  of  Parks,  and  the  Depart- 
ment of  Highways.  No  trees  may  be  planted 
within  a  sidewalk  widening. 

2.  Trees  within  an  urban  open  space 
Where  trees  are  planted  within  an  urban  open 
space,  they  shall  measure  at  least  3V2"  in  cali- 
per at  the  time  of  planting.  They  shall  be 
planted  in  at  least  200  cubic  feet  of  soil  with  a 
depth  of  soil  of  at  least  3'-6",  and  be  planted 
either  with  gratings  flush  to  grade,  or  in  a 
planting  bed  with  a  continuous  area  of  at  least 
75  square  feet  exclusive  of  bounding  walls, 
and  at  a  maximum  spacing  of  25  feet  apart. 

3.  Planting 

When  planting  beds  are  provided,  they  shall 
have  a  soil  depth  of  at  least  two  feet  for  grass 
or  other  ground  cover,  and  three  feet  for 
shrubs. 
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figure  1 

Urban  open  space  would  be  adjacent 
to  a  street. 
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Some  developments  could  have  more 
open  space  than  ivould  be  eligible  for 
the  bonus.  The  "extra"  open  space 
would  be  located  in  such  a  way  so  as 
not  to  interfere  with  the  desired  layout 
Of  the  open  space  receiving  the  bonus. 


^ees  would  be  planted  within  the  urban  open  space  and  along  the  sidewalk 
adjacent  to  the  building. 


URBAN  OPEN  SPACE  DEFINITIONS 


URBAN  OPEN  SPACE  DEFINITIONS 


Paving 


d  Paving 

The  paving  of  the  urban  open  space  shall  be 
of  decorative  and  durable  materials  and  shall 
be  partly  or  all  of  the  same  or  compatible  ma- 
terials and  colors  as  the  paving  of  the  street 
sidewalk  area  adjacent  to  the  development 
creating  sympathetic  design  patterns.  Any 
change  of  paving  materials  within  the  public 
right-of-way  shall  require  review  by  the  De- 
partment of  Highways,  and  where  the  Com- 
missioner of  Highways  reports  that  such  pav- 
ing of  the  sidewalk  is  not  feasible,  the  Com- 
missioner of  Buildings  may  waive  the  require- 
ments of  this  paragraph. 


Access  for 
the  physically 

disabled,, 

e.  Standards  of  accessibility  for  the  handi- 
capped 

There  shall  be  at  least  one  path  of  travel  to 
each  of  the  following: 

—  the  major  portion  of  the  urban  open  space 


—  any  building  lobby  accessible  to  the  urban 
open  space 

—  any  use  that  may  be  present  on,  or  adjacent 
to  the  urban  open  space,  and 

the  following  standards  shall  apply  10  assure 
access  for  handicapped  persons. 

1.  Such  paths  shall  have  a  minimum  width  of 
five  feet,  except  where  specific  provisions  re- 
quire a  greater  width,  free  and  clear  of  all 
obstructions. 

2.  Ramps  are  to  be  provided  alongside  any 
stairs  or  steps  for  such  paths.  Ramps  shall 
have  a  minimum  width  of  36  inches,  a  slope  of 
not  greater  than  1  in  12,  a  non-skid  surface, 
and,  for  open-edged  ramps,  a  2  inch  high 
safety  curb.  At  each  end  of  a  ramp  there  shall 
be  a  level  area,  which  may  be  public  sidewalk, 
at  least  five  feet  long.  In  an  open  air  concourse 
because  elevator  service  shall  be  provided, 
no  ramp  shall  be  required  with  the  stairs  re- 
quired to  connect  the  mezzanine  portion  with 
the  street  level  portion. 

3.  All  stairs  or  ramps  within  such  paths  shall 
provide  handrails.  Handrails  shall  be  32  inches 
high,  have  a  midrail  22  inches  high,  and  shall 
extend  at  least  18  inches  beyond  the  stair  or 
ramp  ends. 

4.  Where  stairs  are  used  to  affect  changes  of 
grade  for  such  paths  they  shall  have  closed 
risers,  no  projecting  nosings,  a  maximum  riser 
height  of  772  inches,  and  a  minimum  tread 
width  of  11  inches. 
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fig  6 

The  sidt  •u  alk  and  pavement  of  the  adjoining  urban 
open  spaee  would  he  composed  of  compatible  matcTiah. 


URBAN  OPEN  SPACE  DEFINITIONS 

Permitted 
obstructions 

f.  Permitted  obstructions 
1.  Urban  open  space  shall  be  unobstructed 
from  its  lowest  level  to  the  sky  except  for  the 
following  obstruCiiuns.  which  are  permitted 
only  in  urban  plazas  and  open  air  concourses, 
but  not  permitted  in  sidewalk  widenings:  any 
features,  equipment,  and  appurtenances  nor- 
mally found  in  public  parks  and  playgrounds, 
2L'C.^  raufHarns  and  reflecting  pec's,  ,.V2ter- 
Talls,  sculptures  and  other  works  of  art,  arbots, 
trellises,  benches,  seats,  trees,  planting  beds, 
litter  receptacles,  drinking  fountains,  and 
bicycle  racks;  open  air  cafes;  kiosks;  outdoor 
furniture;  lights  and  lighting  stanchions;  flag 
poles;  public  telephones;  temporary  exhibi- 
tions; awnings;  canopies;  bollards;  and  sub- 
way station  entrances  which  may  include  es- 
calators. Kiosks,  open  air  cafes,  and  open  air 
amphitheaters  and  ice-skating  rinks  which 
charge  admission  may  be  placed  within  the 
area  of  an  urban  open  space  upon  certifica- 
tion by  the  Chairman  of  the  City  Planning 
Commission  and  the  Board  of  Estimate  to  the 
Commissioner  of  Buildings  that: 

(a)  Such  uses  promote  public  use  and  enjoy- 
ment of  the  urban  open  space. 

(b)  Such  uses  complement  and  stabilize  de- 
sirable uses  in  this  surrounding  area. 

(c)  Such  uses  are  in  conformance  with  the 
applicable  requirements  of  this  section. 

(d)  The  owners  of  such  use  will  maintain  such 
use  in  accordance  with  provisions  of  para- 
graph (m)  (Maintenance). 

The  Chairman  shall  furnish  a  copy  of  the  ap- 
plication for  such  certification  to  the  affected 
Community  Planning  Board  at  the  earliest  pos- 
sible stage  and  will  give  due  consideration  to 


their  opinion  as  to  the  appropriateness  of  such 
a  facility  to  the  area.  The  Chairman  and  the 
Board  of  Estimate  shall  each  respond  to  such 
request  for  certification  within  60  days  of  re- 
ceipt of  a  completed  application. 

Such  certification  shall  be  effective  for  a  pe- 
riod of  three  years,  but  upon  application  may 
be  renewed  for  a  similar  period  by  the  Chair- 
man of  the  City  Planning  Commission  and  the 
Board  of  Estimate. 

2  Permitted  obstructions  may  occupy  a  maxi- 
mum percentage  of  the  area  of  any  urban  open 
space  as  set  forth  under  each  type.  ThS  srsr, 
of  permitted  Ooatru'CuCr.S  C^.a!!  be  measured 
by  outside  dimensions.  Obstructions  that  are 
non-permanent  or  moveable,  such  as  move- 
able chairs  or  open  air  cafes,  shall  be  confined 
within  gross  areas  designated  on  the  site  plan, 
and  not  measured  as  individual  pieces  of 
furniture. 

3.  Trees  do  not  count  as  obstructions  for  the 
purpose  of  calculating  total  area  occupied  by 
permitted  obstructions.  Planting  beds  and 
their  retaining  walls  for  trees  count  as  ob- 
structions. 


Empty  space  can  be 
dead  space. 
Urban  plazas 
would  contain: 


fig.  10  Trees. 
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URBAN  OPEN  SPACE  DEFINITIONS 


fig.  11  Fountains. 


) 


URBAN  OPEN  SPACE  DEFINITIONS 


obstructions 

continued  < ig ?.  13-1  a 

4.  Where  a  kiosk  is  provided,  it  shall  be  a 
one  story  structure,  predominantly  of  light 
materials,  such  as  metal,  glass,  plastic,  or 
fabric,  as  approved  by  the  Department  of 
Buildings  in  conformance  with  the  Building 
Code,  which  including  roofed  areas,  does  not 
exceed  150  square  feet  in  area,  except  where 
the  urban  open  space  has  an  area  of  less  than 
5,000  sq.  ft.  the  aggregate  area  of  kiosks  shall 
not  exceed  100  sq.  ft.,  measured  by  exterior 
dimensions.  The  aggregate  area  occupied  by 
kiosks  in  an  urban  open  space  larger  than 
5,000  sq.  ft.  shall  not  exceed  150  sq.  ft.  or  1.5% 
of  the  total  area  of  the  urban  open  space 
whichever  is  greater,  provided  no  one  kiosk 
occupies  an  area  of  more  than  150  sq.  ft.  A 
kiosk  may  be  free  standing  or  may  be  attached 
on  only  one  side  to  a  wall  of  the  building  of 
the  development  or  a  building  on  the  adjacent 
zoning  lot.  Any  area  occupied  by  a  kiosk  shall 
be  excluded  from  the  definition  of  floor  area, 
and  may  be  occupied  by  uses,  such  as  news 
or  magazine  stands,  takeout  food  stands, 
candy  stands,  flower  stands  or  information 
booths. 

5.  Where  an  open  air  cafe  is  provided  it  shall 
be  a  permanently  unenclosed  eating  or  drink- 
ing place,  permitted  by  applicable  district 
regulations,  which  may  have  waiter  or  table 
service,  and  is  open  to  the  sky  except  that  it 
may  have  a  temporary  fabric  roof  in  conform- 
ance with  the  Building  Code. 

An  open  air  cafe  must  be  accessible  from  all 
sides  where  there  is  a  boundary  with  the  re- 
mainder of  the  urban  open  space. 


14 


An  open  air  cafe  may  occupy  an  aggregate 

area  not  more  than  20  percent  of  the  total  area 

of  the  urban  open  space. 

No  kitchen  equipment  shall  be  installed  within 

an  open  air  cafe  Kitchen  equipment  may  be 

contained  in  a  kiosk  adjoining  the  open  air 

cafe. 

An  open  air  cafe  qualifying  as  a  permitted 
obstruction  shall  be  excluded  from  the  defini- 
tion of  floor  area. 

6.  Notwithstanding  the  provisions  of  Section 
32-41  (Enclosure  Within  Buildings),  outdoor 
eating  services  or  uses  occupying  kiosks  may 
serve  customers  on  urban  open  space  through 
open  windows.  In  all  cases  only  uses  permit- 
ted by  the  applicable  district  regulations  may 
occupy  urban  open  spaces  or  front  on  urban 
open  spaces. 

7.  For  wheel  chair  users,  where  drinking  foun- 
tains are  placed  in  an  urban  open  space,  at 
least  one  fountain  shall  be  30"  high,  be  hand 
and  foot  operated,  and  display  the  Interna- 
tional Symbol  of  Access. 


There  are  many  ways 
to  make 

urban  open  space 
lively  and  attractive. 


URBAN  OPEN  SPACE  DEFINITIONS 


Prohibition  of 
driveways,  etc.  H 

g.  Prohibition  of  driveways,  parking  spaces, 
loading  berths,  exhaust  vents  and  building 
trash  storage  facilities. 

1.  No  parking  spaces,  passenger  dropoffs, 
driveways,  or  loading  berths  are  permitted  as 
part  of  an  urban  open  space,  except  as  pro- 
vided in  sidewalk  widenings. 

2.  No  building  trash  storage  facilities  are  per- 
mitted on  any  urban  open  space. 

3.  No  exhaust  vents  are  permitted  on  any  ur- 
ban open  space  or  on  the  building  wall  of  the 
development  fronting  upon  the  urban  open 
space  except  where  such  vents  on  the  build- 
ing wall  are  more  than  8'-6"  above  the  level 
of  the  urban  open  soace. 


Seating 


figs:  18,19,20 


h.  Seating 

Where  seating  is  required  in  a  particular  type 
of  urban  open  space  it  shall  meet  the  follow- 
ing standards  and  the  amount  required  is 
stated  in  terms  of  linear  feet  of  seating: 

1.  Seating  shall  have  a  minimum  depth  of  16 
inches.  Seating  with  backs  at  least  12  inches 
high  shall  have  a  minimum  depth  of  14  inches. 
Seating  30  inches  or  more  in  depth  shall  count 
double  provided  there  is  access  to  both  sides. 


2  Seating  higher  than  36  inches  and  lower 
than  12  inches  above  the  level  of  the  adjacent 
walking  surface  shall  not  count  toward  meet- 
ing the  seating  requirements. 
3.  The  tops  of  walls  including  but  not  limited 
to  those  which  bound  planting  beds,  fountains 
and  pools  may  be  counted  as  seating  when 
they  conform  to  the  dimensional  standards  in 
subparagraphs  (1)  and  (2)  above. 
4  Movable  seating  or  chairs,  excluding  seat- 
ing of  open  air  cafes  may  be  credited  as  30 
inches  of  linear  seating  per  chair. 

5.  Steps,  seats  in  outdoor  amphitheaters  and 
seating  of  open  air  cafes  do  not  count  toward 
the  seating  requirements. 

6.  Seating  for  any  use  within  an  urban  open 
space  is  subject  to  applicable  articles  and 
amendments  of  the  N.Y.C.  Building  Code. 

7  For  the  benefit  of  handicapped  persons,  a 
minimum  of  5  percent  of  the  required  seating 
shall  have  backs. 


Lighting 


i.  Lighting  and  electrical  power 
Urban  open  spaces  shall  be  illuminated 
throughout  with  an  overall  minimum  average 
level  of  illumination  of  not  less  than  two  hori- 
zontal foot  candles  (lumens  per  foot).  Such 
level  of  illumination  shall  be  maintained 
throughout  the  hours  of  darkness.  Electrical 
power  shall  be  supplied  by  one  or  more  out- 
lets furnishing  a  total  of  1,200  watts  of  power 
for  every  4,000  sq.  ft.,  or  fraction  thereof,  of  an 
urban  open  space  area,  except  for  a  sidewalk 
widening. 
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fig.  1 7    An  urban  open  space  would  be  free  of 
cam.  Driveways  and  parking  spaces 
would  not  be  permitted. 


URBAN  OPEN  SPACE  DEFINITIONS 


URBAN  OPEN  SPACE  DEFINITIONS 

Plaque  H. 
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j.  Plaque 

A  plaque  or  other  permanent  sign  with  a  sur- 
face area  not  less  than  two  nor  more  than  four 
square  feet  shall  be  displayed  in  a  prominent 
location  on  any  urban  open  space  for  which 
a  bonus  is  granted.  Such  sign  shall  indicate 
all  features  of  the  following  types  where  re- 
quired on  or  adjacent  to  the  urban  open 
space: 

1.  Number  of  trees,  and 

2.  Number  of  moveable  chairs,  and 

3.  Any  other  features  whose  listing  may  be 
required  by  the  City  Planning  Commission 
as  a  condition  for  the  issuance  of  a  special 
permit  under  the  provisions  of  Section  74-91 
(Urban  Open  Space  Modifications),  and 

4.  The  name  of  the  owner  and  whomever  he 
has  designated  to  maintain  the  urban  open 
space,  and 

shall  contain  the  International  Symbol  of  Ac- 
cess and  the  statement  "This  open  space  is 
accessible  to  the  physically  disabled.'"  The 
plaque  shall  further  contain  the  following 
statement,  "To  ensure  compliance  with  re- 
quirements regarding  this  open  space,  a  bond 
has  been  posted  with  the  New  York  City 
Planning  Commission." 

Signs 

k.  Signs 

An  urban  open  space  shall  be  treated  as  a 
street  for  the  purpose  of  the  applicable  sign 
regulations.  Signs  are  permitted  only  acces- 
sory to  uses  permitted  within  the  urban  open 
space  and  uses  adjoining  urban  open  spaces, 
otherwise  as  regulated  by  the  applicable  dis- 
trict regulations,  Section  32-60  (SIGN  REGU- 
LATIONS). 


Retail  frontage 

figs.  22,23 

I.  Mandatory  allocation  of  frontages  for  per- 
mitted use 

Except  for  that  portion  of  a  sidewalk  widening 
along  a  narrow  street,  at  least  50  percent  of 
the  total  frontage  of  building  walls  of  the  de- 
velopment fronting  on  an  urban  open  space, 
or  fronting  on  an  arcade  adjoining  an  urban 
open  space,  exclusive  of  such  frontage  occu- 
pied by  vertical  circulation  elements,  building 
lobbies,  and  frontage  used  for  subway  access, 
shall  be.allocated  for  occupancy  by  retail  or 
service  establishments  permitted  by  the  appli- 
cable district  regulations,  but  not  including 
banks,  loan  offices,  travel  agencies,  or  airline 
offices.  In  addition,  libraries,  museums,  and 
art  galleries  shall  be  permitted.  In  an  open  air 
concourse  such  building  frontage  use  require- 
ment shall  apply  to  both  the  mezzanine  por- 
tion and  the  street  level  portion. 
All  such  uses  shall  be  directly  accessible  from 
the  urban  open  space  or  adjoining  arcade. 
The  remaining  frontage  may  be  occupied  by 
other  uses,  lobby  entrances,  or  vertical  circu- 
lation elements  in  accordance  with  the  district 
regulations. 
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fig-  21 

A  small  plaque  would  identify  the  features  of  the 
open  space.  Both  the  features  and  the  space  would  be 
maintained  by  the  owner. 


501  OF-  PUkZA  PCCMTA&B  T-Op.  RfcTAjL  uSfc 


fig-  23 

Stores  that  can  be  entered  from  the  plaza  would  be 
located alono  the  surrounding  building  walk 


fig-  22  Stores  help  make  plazas  lively;  their  signs  would  he  for  identification,  not  advertising. 
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URBAN  OPEN  SPACE  DEFINITIONS 

Maintenance 

m.  Maintenance 

1 .  The  building  owner  shall  be  responsible  for 
the  maintenance  of  the  urban  open  space  in- 
cluding, but  not  limited  to.  the  confinement  of 
permitted  obstructions,  litter  control,  and  the 
care  and  replacement  of  vegetation  within  the 
zoning  lot  and  in  the  street  sidewalk  area  ad- 
jacent to  the  zoning  lot. 

2  Litter  receptacles  shall  be  provided  with  a 
minimum  capacity  of  one  cubic  foot  for  each 
2,000  square  feet  of  urban  open  space  area 
excluding  the  area  of  any  sidewalk  widening. 
An  additional  capacity  of  one  cubic  foot  of 
litter  receptacle  shall  be  provided  for  each 
2,000  square  feet  of  urban  open  space  area  in 
connection  with  outdoor  eating  services  or 
other  uses  permitted  on  urban  open  spaces 
which  generate  litter. 

3  Furniture  of  urban  open  space  uses  shall 
be  confined  within  areas  designated  on  build- 
ing plans  as  available  for  occupancy  by  such 
uses.  Encroachment  of  an  urban  open  use 
outside  an  area  so  designated  shall  be  a  valid 
ground  for  complaint  and  removal. 

Performance 
Bond 

4.  Performance  bond 

Prior  to  obtaining  any  certificate  of  occupancy 
from  the  Department  of  Buildings,  the  build- 
ing owner  shall  provide  to  the  Comptroller  of 
the  City  of  New  York,  a  performance  bond  or 
City  securities  to  ensure  the  mandatory  tree 
planting,  movable  seating  and  the  litter-free 
maintenance  of  the  urban  open  space  in- 
cluding the  replacement  of  such  trees  and 


movable  furniture  during  the  life  of  the  de- 
velopment. 

In  the  event  of  a  failure  in  the  required  per- 
formance, the  Chairman  of  the  City  Planning 
Commission  shall  notify  the  building  owner  in 
writing  of  such  failure  and  shall  stipulate  the 
period  of  time  in  which  the  building  owner  has 
to  correct  the  failure  If  the  failure  is  not  cor- 
rected in  the  stipulated  time  the  Chairman 
may  declare  the  building  owner  in  default  in 
the  required  performance,  and  the  City  may 
enforce  the  obligation  by  whatever  means 
may  be  appropriate  to  the  situation,  including 
letting  contracts  for  doing  any  required  plant- 
ing, installation  or  maintenance  and  paying 
all  labor,  material  and  other  costs  connected 
with  such  work  from  the  bond  or  City  securi- 
ties the  building  owner  is  required  to  provide 
In  the  event  that  the  City  enforces  the  afore- 
said obligation  as  provided  for  in  this  para- 
graph, the  building  owner  shall,  within  90  days 
of  such  enforcement,  provide  the  City  with  an 
additional  bond  or  City  securities  in  an  amount 
not  less  than  that  which  was  expended  to  cure 
the  default. 

The  value  of  the  bond  or  City  securities  if  ten- 
dered prior  to  January  1,  1980,  shall  be  at  a 
rate  of  $300  per  required  tree,  $100  per  mov- 
able chair  and  $100  per  1,000  square  feet  of 
urban  open  space  for  litter  removal  as  set 
forth  in  this  Section. 

At  five  year  intervals  after  January  1,  1980.  the 
City  Planning  Commission  with  the  approval 
of  the  Board  of  Estimate  shall  establish  the 
new  rates  for  the  mandatory  tree  planting, 
movable  seating  and  litter  free  maintenance 
of  the  urban  open  space  * 


Open  Air  tt , 
Concourse 

A.  Open  Air  Concourse 

An  "open  air  concourse"  is  an  open  area 
which  provides  access  of  light  and  air  and 
direct  pedestrian  access  from  an  adjoining 
street  or  sidewalk  widening  to  an  adjacent 
subway  platform,  subway  mezzanine  or  sub- 
way concourse. 

An  open  air  concourse  shall  include  a  portion 
located  at  the  level  of  such  subway  platform, 
mezzanine  or  concourse,  or  at  such  higher 
level  as  permitted  herein  and  shall  have  verti- 
cal circulation  elements  connecting  such  por- 
tion with  either  an  open  area  adjoining  a  street 
at  the  level  of  its  sidewalk  or  with  an  arcade. 
Such  open  area  adjoining  the  street  shall  be 
part  of  the  open  air  concourse  to  the  extent 
that  its  function  is  limited  to  the  accommoda- 
tion of  pedestrian  movements  to  and  from  ver- 
tical circulation  elements  and  around  the 
perimeter  of  the  open  air  concourse's  lower 
level. 

An  open  air  concourse  shall  be  open  to  the 
public  during  the  same  hours  that  the  subway 
station  entry  is  in  operation. 
The  portion  of  an  open  air  concourse  which  is 
hereinafter  referred  to  as  the  "mezzanine  por- 
tion" includes  area  at  or  near  the  platform  or 
mezzanine  level  of  the  subway  station.  Any 
portion  of  the  open  air  concourse  which  is 
provided  at  or  near  street  grade  is  hereinafter 
referred  to  as  "the  street  level  portion." 
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fig.  24    An  open  air  concourse  would  allow  light  to  reach  the  subway  mezzanine. 
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Mezzanine 

portion  fig.  25 


Street  level 

portion  figs.  26,27,  28 


OPEN  AIR  CONCOURSE 


In  order  to  qualify  for  bonus  floor  area,  an 
open  air  concourse  shall  satisfy  the  following 
requirements: 

a.  Area  of  Mezzanine  Portion 
The  area  of  the  mezzanine  portion  shall  not 
be  less  than  4,000  square  feet,  nor  more  than 
8,000  square  feet.  The  area  of  the  mezzanine 
portion  shall  include  the  area  for  vertical  cir- 
culation elements  connecting  this  level  with 
the  street  level.  Any  area  at  the  level  of  the 
mezzanine  portion  which  is  directly  below  a 
street  level  portion  or  a  sidewalk  widening 
even  though  publicly  accessible,  shall  be  ex- 
cluded in  calculating  the  area  of  the  mezza- 
nine portion. 

Special  permits  for  open  air  concourses 
whose  mezzanine  portions  are  to  have  areas 
greater  than  8,000  square  feet,  or  less  than 
4,000  square  feet,  may  be  granted  by  the  City 
Planning  Commission  in  accordance  with  the 
provisions  of  Section  74-91  (Urban  Open 
Space  Modifications). 


b.  Area  of  street  level  portion 
The  street  level  portion  shall  consist  of  pedes- 
trian ways  at  least  20  feet  wide  but  not  more 
than  30  feet  wide  around  the  entire  periphery 
of  the  mezzanine  portion,  except  where  the 
mezzanine  portion  abuts  a  street  line  or  a 
sidewalk  widening,  no  street  level  portion  is 
required.  No  street  level  portion  of  an  open 
air  concourse  is  required  where  such  area  for 
pedestrian  ways  is  accommodated  within  an 
arcade. 

Any  additional  open  area  in  excess  of  such 
requirement  and  adjoining  the  street  level 
portion  of  the  open  air  concourse  shall  be 
developed  in  accordance  with  the  provisions 
of  paragraphs  (c)  through  (k),  Urban  Plaza 
definition. 


fig.  26__ 

A  single  development  could  have  both  an  open  air 
concourse  and  an  urban  plaza. 
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OPEN  AIR  CONCOURSE 


OPEN  AIR  CONCOURSE 

Location, 
dimensions  and 

proportions  figs.  29.  30.  31 

c  Location,  dimensions  and  proportions 
1  The  mezzanine  portion  shall  abut  the  street 
containing  the  transit  line,  and  the  public  en- 
trance from  the  mezzanine  portion  to  the  sub- 
way mezzanine  shall  be  not  more  than  75  feet 
from  the  nearest  turnstile  in  the  subway  sta- 
tion. Where  a  sidewalk  widening  is  provided 
along  the  street  containing  the  transit  line,  the 
mezzanine  portion  shall  extend  beneath  the 
sidewalk  widening  to  the  street  line,  but  the 
area  of  the  mezzanine  portion  covered  by 
such  sidewalk  widening  shall  not  be  bonused 
Such  requirements  may  be  modified  by  spe- 
cial permit  of  the  City  Planning  Commission 
in  accordance  with  the  provisions  of  Section 
74-91  (Urban  Open  Space  Modifications). 

2.  Where  the  mezzanine  portion  has  a  com- 
mon boundary  line  with  the  subway  station, 
at  least  50  percent  of  their  common  boundary 
shall  be  open  to  the  mezzanine  portion  of  the 
open  air  concourse  or  separated  therefrom 
only  by  either  a  wall  which  is  transparent  or 
a  substantially  open  fence,  approved  by  the 
New  York  City  Transit  Authority.  Where  the 
New  York  City  Transit  Authority  reports  that 
the  above  requirements  are  not  feasible,  the 
Commissioner  of  Buildings  may  waive  the  re- 
quirements of  this  paragraph. 

3.  The  mezzanine  portion  shall  have  a  mini- 
mum horizontal  dimension,  measured  at  right 
angles  to  the  perimeter  of  the  mezzanine  por- 
tion, of  40  feet  or  three  times  the  depth  of  its 
floor  below  curb  level,  whichever  is  more. 
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fig.  29 

The  open  air  concourse  would  provide  direct,  easy  access  to  the  subway. 


OPEN  AIR  CONCOURSE 


fig.  so  TO  TRAINS 

The  wall  separating  the  open  air  concourse  from  th,  xuhwatj  station  would  he  open 
(or  transparent )  to  allow  light  to  reach  the  station 
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OPEN  AIR  CONCOURSE 

Circulation 

and  access  figs.  32,  33,  34 

d.  Circulation  and  access 
1.  The  street  level  portion  of  an  open  air  con- 
course shall  be  directly  accessible  from  an  ad- 
joining public  sidewalk  or  sidewalk  widening. 
2  The  street  level  portion  of  the  open  air  con- 
course shall  at  no  point  be  more  than  three 
feet  above  or  below  the  curb  level  of  the  near- 
est adjoining  street.  Ramps  conforming  to 
standards  set  forth  in  paragraph  (e)  of  Urban 
Open  Space  definition  are  required  alongside 
any  stairs  within  the  street  level  portion. 

3.  Public  access  to  the  mezzanine  portion 
shall  be  provided  by  means  of  stairs  having  a 
minimum  width  of  10  feet. 

4.  Where  subway  stairs  exist  in  the  sidewalk 
area  adjacent  to  the  zoning  lot,  such  stairs 
shall  be  removed  from  the  sidewalk  and  re- 
located to  the  open  air  concourse,  subject  to 
the  approval  of  the  New  York  City  Transit  Au- 
thority, and  the  sidewalk  restored  in  the  area 
which  they  previously  occupied. 

5.  An  entrance  to  the  building  shall  be  pro- 
vided from  the  mezzanine  portion  of  the  open 
air  concourse  and  access  to  at  least  one  build- 
ing elevator  shall  be  provided  on  the  level  of 
such  entrance.  The  way  to  such  elevator(s) 
shall  be  clearly  indicated  with  signage  of  dark 
background  and  light  lettering. 

6.  Except  for  access  stairs  and  escalators,  all 
parts  of  the  mezzanine  portion  shall  be  lo- 
cated at  the  same  level  as  the  level  of  the  sub- 
way station  platform  or  mezzanine  with  which 
it  connects,  or  not  more  than  three  feet  above 
such  level.  If  the  entrance  to  the  subway  sta- 
tion is  at  a  lower  elevation  than  parts  of  the 
mezzanine  portion,  the  change  in  grade  re- 
quired for  pedestrian  access  to  the  subway 
station  shall  be  effected  by  stairs  and  ramp 


conforming  to  the  provisions  of  paragraph  (e) 
Urban  Open  Space  definition. 

Permitted 

obstructions  fig-  35 

e  Permitted  obstructions 
Permitted  obstructions  as  set  forth  in  para- 
graph (f)  (Permitted  obstructions)  of  Urban 
Open  Space  shall  not  occupy  more  than  20 
percent  of  the  area  of  the  mezzanine  portion, 
exclusive  of  vertical  circulation  elements  such 
as  required  stairs  and  escalators,  and  shall 
leave  ways  not  less  than  10  feet  in  width  for 
free  flow  of  pedestrian  traffic  between  the  sub- 
way station,  building  entrance  and  vertical  cir- 
culation elements.  The  street  level  portion 
shall  be  unobstructed  from  its  lowest  level  to 
the  sky  except  for  temporary  elements  of 
weather  protection  such  as  awnings  or  cano- 
pies. 


Planting 

f.  Planting 

All  open  air  concourses  shall  be  landscaped 
and  decoratively  treated  to  the  greatest  extent 
possible,  especially  at  the  mezzanine  portion. 
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fig.  32 

Thestreei  level  portion  would  be  easily  accessible 
from  the  sidewalk. 


fig.  33 

Existing  \ubu  <i\j  stmrs  in  the  sidewalk 
would  be  relocated  to  the  open  air  concourse. 
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OPEN  AIR  CONCOURSE 

Administration 

g.  Administration 

As  a  condition  to  the  issuance  of  an  excava- 
tion permit  by  the  Department  of  Buildings  for 
any  development  which  includes  an  open  air 
concourse,  the  Department  of  Buildings  shall 
be  in  receipt  of  satisfactory  evidence  that  the 
New  York  City  Transit  Authority  has  agreed 
and  consented  to  the  plans  for  the  proposed 
open  air  concourse  insofar  as  they  affect 
Transit  Authority  property 

h.  Special  authorizations  in  C5-5  or  C6-9 
Districts 

In  C5-5  or  C6-9  Districts,  no  foundation  per- 
mit shall  be  issued  by  the  Department  of 
Buildings  for  a  development  which  includes 
bonus  floor  area  for  an  open  air  concourse 
without  special  authorization  by  the  City  Plan- 
ning Commission  for  such  bonus  floor  area. 
The  Commission  shall  grant  such  authoriza- 
tion, based  solely  on  provisions  set  forth  in 
paragraphs  (a)  through  (g)  of  this  definition  of 
open  air  concourse,  provided  the  following 
special  findings  are  made: 

1.  That  such  open  air  concourse,  because  of 
its  relationship  to  existing  or  planned  pedes- 
trian ways,  provides  the  most  desirable  kind 
of  pedestrian  facility  for  the  particular  locality, 
and 

2.  That  the  location  and  the  usage  of  the  open 
air  concourse  will  tend  to  complement  and 
stabilize  desirable  uses  in  the  surrounding 
area.a 
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Sidewalk 
Widening 

B.  Sidewalk  Widening 

A  "sidewalk  widening"  is  a  continuous  open 
area  at  the  same  elevation  as  the  adjoining 
sidewalk  and  is  directly  accessible  to  the  pub- 
lic at  all  times.  To  qualify  for  bonus  floor  area 
a  sidewalk  widening  shall  satisfy  the  following 
requirements: 


SIDEWALK  WIDENING 


fig.  36    Sidewalk  widening*  would  provide  more  room  for  people  and  street  trees. 
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SIDEWALK  WIDENING 

Dimensions  figs.  37.  38 


a.  Dimensions 

1.  A  sidewalk  widening  shall  have  a  width 
(measured  perpendicular  to  the  street  line): 

a.  Not  less  than  five  feet  nor  greater  than  ten 
feet  along  a  narrow  street  both  of  whose  in- 
tersections are  at  right  angles. 

b.  Not  greater  or  less  than  ten  feet  along  a 
wide  street  both  of  whose  nearest  intersec- 
tions are  at  right  angles. 

c.  Averaging  not  less  than  five  feet  nor  greater 
than  ten  feet  along  a  street  one  or  both  of 
whose  nearest  intersections  are  not  at  right 
angles. 

For  the  purpose  of  this  definition  a  minor  de- 
viation from  a  right  angle  shall  be  construed 
as  a  right  angle. 

2  A  sidewalk  widening  shall  extend  uninter- 
rupted along  the  full  length  of  the  street  line 
of  the  zoning  lot.  The  sidewalk  widening  may 
be  interrupted,  however,  for  that  portion  of  the 
zoning  lot  where  existing  buildings  remain,  for 
as  long  as  such  buildings  remain. 
A  sidewalk  widening  may  be  further  inter- 
rupted by  a  driveway  that  is  located  at  the  side 
lot  line.  Where  the  zoning  lot  has  a  through 
block  urban  plaza  along  such  side  lot  line,  or 
where  the  zoning  lot  has  no  side  lot  line,  the 
driveway  may  be  located  without  regard  to 
this  requirement 

In  all  cases,  however,  any  area  occupied  by  a 
driveway  shall  not  count  as  bonusable  urban 
open  space. 


Permitted 
obstructions 

b.  Permitted  Obstructions 
A  sidewalk  widening  shall  be  unobstructed 
from  its  lowest  level  to  the  sky  except  for  tem- 
porary elements  of  weather  protection,  such 
as  awnings  or  canopies.  No  trees  may  be 
planted  in  a  sidewalk  widening. 


Location,  and 

orientation  figs.  39,  40,  41 

c.  Location 

1  For  developments  which  include  an  urban 
plaza  or  an  open  air  concourse  and  which 
front  on  a  wide  street  having  a  width  less  than 
90  feet,  a  sidewalk  widening  is  required  along 
such  wide  street,  unless  an  arcade,  extending 
the  full  length  of  the  building  is  provided  along 
such  wide  street. 

2.  For  developments  which  include  an  urban 
plaza  or  an  open  air  concourse,  a  sidewalk 
widening  is  required  along  any  street  frontage 
where  a  sidewalk  widening  exists  on  an  ad- 
jacent zoning  lot  frontage  on  the  same  street, 
unless  an  arcade,  extending  the  full  length  of 
the  building,  is  provided  along  such  street. ■ 


rWlROV  STREET 


fig.  37 

Sidcicalk  widening?  would  be  10  feet  <>n  a  wide 
and  between  5  and  10  feet  on  a  narrow  street. 


fig.  38 

A  sidewalk  widening  would  extend  for  the 
full  length  of  the  front  lot  line  of  the  project. 
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fig-  40,  41 

Sidewalk  widening  would  be  required 
on  Madison  ami  Lexington  Avenues  in 
Midtou  n  to  aid  pedestrian  <  in  ulation. 


fig.  41 


SIDEWALK  WIOENING 


31 


Urban 
Plaza 

C.  Urban  Plaza 

An  '"urban  plaza"  is  a  continuous  open  area 
fronting  upon  a  street  or  sidewalk  widening 
which  is  accessible  to  the  public  at  all  times 
for  the  use  and  enjoyment  of  large  numbers 
of  people. 


42     An  urban  plaza,  open  to  the  fky,  would  be  accessible  at  all  linn  s 


Area  and 
dimensions 

An  urban  plaza  shall  satisfy  the  following  re- 
quirements: 

a.  Area  and  dimensions 
An  urban  plaza  shall  be  more  than  10  feet 
deep  measured  perpendicular  to  the  front  lot 
line  or  sidewalk  widening  with  an  area  of  not 
less  than  750  square  feet.  In  no  case  may 
spaces  between  existing  buildings  remaining 
on  the  zoning  lot  qualify  as  urban  plaza. 


Location,  and 
orientation 

b.  Restrictions  on  location  and  orientation 
The  following  restrictions  shall  apply  to  all 
urban  plazas,  except  that  an  urban  plaza  on 
a  zoning  lot  of  less  than  10,000  sq.  ft.  in  area 
which  has  no  southern  exposure,  as  defined 
below,  on  a  narrow  street,  shall  be  exempt 
from  the  following  requirements: 
1 .  In  other  than  C5-5  or  C6-9  Districts,  for  any 
development  on  a  zoning  lot  having  southern 
exposure  on  a  narrow  street,  at  least  75  per- 


cent of  the  total  urban  plaza  area  shall  have 
southern  exposure  on  that  narrow  street.  How- 
ever, an  urban  plaza  which  fronts  only  on 
one  wide  street  is  exempt  from  being  counted 
toward  this  requirement.  For  the  purpose  of 
this  section  southern  exposure  means  having 
a  street  line  with  exposure  in  any  direction 
between  west-southwest  and  east-southeast. 
An  urban  plaza  whose  major  portion,  as  de- 
fined below  in  paragraph  (c),  fronts  upon  for 
any  distance  a  street  line  or  sidewalk  widen- 
ing with  southern  exposure,  is  considered  to 
have  100  percent  southern  exposure. 
2.  In  other  than  C5-5  or  C6-9  Districts,  in  order 
to  preserve  the  street  wall,  and  to  achieve  a 
sense  of  enclosure  for  the  urban  plazas  them- 
selves, the  following  regulation  will  control 
the  location  of  proposed  urban  plazas  along 
the  street  line  of  block  fronts  measuring  less 
than  300  feet  between  intersecting  streets;  ex- 
cept where  combined  with  an  adjacent  open 
air  concourse  on  the  same  zoning  lot,  an  ur- 
ban plaza  shall  not  occupy  more  than  33  per- 
cent of  such  total  block  frontage  if  any  part 
of  a  previously  existing  plaza,  urban  plaza, 
open  air  concourse  or  public  park  with  all  of 
the  following  characteristics: 
—fronting  on  the  same  street  with  block  front- 
age of  less  than  300  feet  between  intersect- 
ing streets  on  the  same  or  opposite  side  of 
such  street 

—more  than  12  feet  in  depth  measured  per- 
pendicular to  such  street 

—occupying  more  than  33  percent  of  the  total 
frontage  on  such  street,  in  the  block  in 
which  it  is  located, 

is  located  within  175  feet  of  any  part  of  the 

development  frontage. 
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jig.  43    An  urban  plaza  would  be  oriented  to 
receive  as  much  sunlight  as  possible. 


UR£*VH  PLAZA  -UhW2.&t>TRICTET>  ON  6W0*^nbUXK. 


PLAZA-  RESTRICTED  ON  t>HORT  SLOOC 
[       1  P9£PCX>tV  _ReAH  PLA"ZA 

f -t6TiK>  _iR&6,-i  plaza 

fig*.  44,  45     Outdoor  rooms  would  be  preserved  and  encouraged  rather  than  contigu- 
ous plazas  which  totally  obliterate  the  street  wall.  The  street  frontage  of 
an  urban  plaza  would  be  restricted  if  located  near  another  large  open 
space  on  the  same  avenue. 


URBAN  PLAZAS 


URBAN  PLAZAS 

Restrictions 
on  shape H 

c.  Restrictions  on  shape:  major  portions  of 
urban  plazas 

1.  All  contiguous  urban  plaza  area  on  a  zon- 
ing lot  shall  be  considered  as  one  urban  plaza. 

2.  The  shape  and  dimensions  of  an  urban 
plaza  shall  be  such  that  for  a  major  portion  of 
the  urban  plaza,  comprising  at  least  the  per- 
centage of  total  area  specified  herein,  all 
points  within  such  major  portion  shall  be  visi- 
ble from  all  other  points  therein.  For  the  pur- 
pose of  this  regulation,  points  which  when 
viewed  in  plan  may  be  joined  by  a  straight  line 
shall  be  considered  visible  one  from  the  other; 
visibility  between  points  is  not  affected  by  per- 
mitted obstructions  or  by  changes  of  grade. 
The  major  portion  of  an  urban  plaza  shall  be 
at  least  70  percent  of  the  urban  plaza's  total 
area,  except  that  in  the  case  of  a  through 
block  urban  plaza,  as  defined  in  paragraph  (e) 
below,  the  major  portion  shall  be  at  least  50 
percent  of  such  urban  plaza's  total  area.  The 
major  portion  of  the  urban  plaza  shall  be  sub- 
ject to  the  rules  on  proportions  set  forth  in 
paragraph  (d). 


restrictions 


figs.  47.  48 


d.  Proportional  restrictions  for  major  portions 
of  urban  plazas 

1  For  major  portions  of  urban  plazas  with 
frontage  on  two  or  more  intersecting  streets, 
the  length  of  the  frontage  along  any  one  street 
shall  not  be  greater  than  three  times  the  aver- 
age depth  of  the  urban  plaza  measured  per- 
pendicular to  street  line  of  said  street  from 
the  building  wall  which  faces  it. 

2.  For  major  portions  of  urban  plazas  with 
frontage  on  not  more  than  one  street,  at  no 
point  shall  the  depth  from  building  wall  to 
street  line  be  less  than  one-third  nor  more 
than  three  times  the  length  of  the  frontage 
along  such  street  line. 

3.  For  purposes  of  calculating  these  propor- 
tional restrictions  only,  an  adjacent  sidewalk 
widening  may  be  included  within  the  major 
portion  of  an  urban  plaza,  and  an  adjacent 
arcade  may  be  included  within  the  major  por- 
tion of  an  urban  plaza. 


fig.  46 


fig-  47 
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URBAN  PLAZAS 


Through 

block  plazas  figs.  49.  50 

e.  Regulations  for  through  block  urban  plazas 
1   An  urban  plaza  or  portion  of  an  urban  plaza 
extending  through  the  block  and  connecting 
two  streets  which  are  parallel  or  within  45  de- 
grees of  being  parallel  to  each  other  shall 
have  a  minimum  width  of  40  feet. 
2.  Any  portion  of  a  building  wall  adjoining 
such  urban  plaza  for  a  length  greater  than  125 
feet  shall  be  limited  to  a  maximum  height  of 
85  feet  above  the  urban  plaza  level,  and  above 
such  height  the  building  shall  be  set  back  not 
less  than  15  feet  from  the  urban  plaza  boun- 
dary, provided  that  such  restriction  shall  not 
apply  to  any  building  wall  adjoining  an  urban 
plaza  which  urban  plaza  has  a  minimum  width 
of  75  feet.  This  requirement  shall  be  in  addi- 
tion to  provisions  of  Section  33-40  (HEIGHT 
AND  SETBACK  REGULATIONS)  applicable 
to  building  walls  adjacent  to  street  lines. 
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PLAZA 

fig.  49    Through  block  urban  plazas  would  h 
wide  enough  for  sunlight  to  penetrate 
to  the  street  level  and  for  people  to 
walk  in  comfort. 


fig.  50    Building  walls  adjoining  through 
block  urban  plazas  less  than  75  feet 
wide  icon  Id  \<t  back  85  feet  above  tht 
urban  plaza  level. 


URBAN  PLAZAS 

Circulation 

and  access  figs.  51,52,5s 

f.  Circulation  and  access 
1  An  urban  plaza  shall  be  open  to  use  by  the 
public  at  all  times,  with  direct  access  from  an 
adjoining  public  sidewalk  or  sidewalk  widen- 
ing along  at  least  50  percent  of  its  total  length 
of  frontage.  Along  the  remaining  length  of 
frontage,  in  order  to  allow  maximum  visibility 
from  the  street  to  the  urban  plaza,  no  wall  may 
be  constructed  averaging  higher  than  36" 
above  nor  at  any  point  higher  than  5  feet 
above  curb  level  of  the  nearest  adjoining 
street. 

2.  The  level  of  an  urban  plaza  shall  not  at  any 
point  be  more  than  three  feet  above  nor  three 
feet  below  the  curb  level  of  the  nearest  ad- 
joining street. 

3.  The  level  of  an  urban  plaza  with  an  area  of 
10,000  square  feet  or  more  may  additionally 
have  a  maximum  of  15  percent  of  its  area  at 
an  elevation  more  than  three  feet  above  or 
three  feet  below,  but  not  more  than  either  five 
feet  above  or  below,  curb  level  of  the  nearest 
adjoining  street. 

4.  Where  there  is  a  grade  change  of  at  least 
2.25  feet  in  100  along  a  portion  of  a  street 
fronted  upon  for  a  distance  of  at  least  75  feet 
by  an  urban  plaza  with  an  area  of  10,000 
square  feet  or  more,  the  level  of  such  urban 
plaza  may  be  at  any  elevation  which  is  not 
more  than  either  five  feet  above  or  below  curb 
level  of  the  nearest  adjoining  street.  Along  the 
length  of  frontage  not  required  for  access,  no 
wall  higher  than  36"  above  the  level  of  the 
urban  plaza  may  be  constructed. 

5.  Where  an  entry  to  a  subway  station  exists 
in  the  sidewalk  area  of  a  street  on  which  an 
urban  plaza  fronts  and  such  entry  is  not  re- 
placed within  the  urban  plaza  itself,  the  urban 


plaza  shall  be  developed  at  the  same  eleva- 
tion as  the  adjacent  sidewalk  for  a  distance  of 
at  least  15  feet  in  all  directions  from  the  entry 
superstructure. 

Such  urban  plaza  area  around  a  subway  sta- 
tion entry  shall  be  free  of  all  obstructions. 
6.  Where  an  entry  to  a  subway  station  is  pro- 
vided within  the  urban  plaza  itself,  stairs  shall 
have  a  minimum  width  of  10  feet. 


fig.  51     The  public  sidewalk  would  provide 
direct  access  to  the  urban  plaza. 


fig.  52    The  urban  plaza  would  be  open 
around  subway  entrances. 
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URBAN  PLAZAS 


URBAN  PLAZAS 


Permitted 
obstructions  < 

g.  Maximum  area  occupied  by  permitted 
obstructions 

Permitted  obstructions  may  occupy  in  the 
aggregate  not  more  than  the  following  per- 
centages of  total  urban  plaza  area: 


Total  Urban 
Plaza  Area 
(square  feet) 
under  5,000 
5,000-5,999 
6,000-6,999 
7,000-7,999 
8,000-8,999 
9,000-9,999 
10,000  or  more 


Maximum  Percent 
which  may  be  occupied  by 
permitted  obstructions 
33% 
36% 
39% 
42% 
45% 
48% 
50% 


In  addition  to  the  obstructions  permitted  in 
paragraph  (e)  (Permitted  obstructions)  for 
Urban  Open  Space,  urban  plazas  having  an 
area  of  10,000  square  feet  or  more  may  in- 
clude an  open  air  amphitheater  or  an  outdoor 
ice-skating  rink.  However,  area  occupied  in 
aggregate  by  such  permitted  obstruction  shall 
not  exceed  the  maximum  percentage  cited 
above.  An  open  air  amphitheater  shall  pro- 
vide access,  and  seating  positions  for  wheel- 
chair users. 


Seating 


fig.  55 


h.  Seating 

There  shall  be  a  minimum  of  one  linear  foot  of 
seating  for  each  30  square  feet  of  urban  plaza 
area,  except  that  for  urban  plazas  fronting 
upon  a  street  having  a  grade  change  of  at 
least  2.25  feet  in  100  feet  or  for  through  block 
urban  plazas,  there  shall  be  a  minimum  of  one 
linear  foot  of  seating  for  each  40  square  feet 
of  urban  plaza  area. 

Not  more  than  50  percent  of  the  credited 
linear  seating  capacity  may  be  in  movable 
seats  which  may  be  stored  between  the  hours 
of  7  P.M.  and  7  A.M.  Qualifications  of  seating 
shall  be  in  accordance  with  the  standards  set 
forth  in  paragraph  (h)  Seating,  Urban  Open 
Space  Definition. 


Planting 


fig- 56 


i.  Planting 

For  an  urban  plaza  1,500  square  feet  or  more 
in  area,  four  trees  are  required.  For  an  urban 
plaza  5,000  square  feet  or  more  in  area,  six 
trees  are  required.  For  an  urban  plaza  12,000 
square  feet  or  more  in  area,  one  tree  is  re- 
quired for  every  2,000  square  feet,  or  fraction 
thereof,  of  urban  plaza  area.  Trees  shall  be 
planted  in  conformance  with  paragraph  (c) 
(Planting  and  trees),  Urban  Open  Space  Defi- 
nitions.! 


42 


Existing 
Plazas 

12-10  and  33-11 
Plaza 

•     *  • 

In  C5-3,  C5-5.  C6-6,  C6-7  and  C6-9  districts  for 
plazas  built  prior  to  the  effective  date  of  this 
amendment,  kiosks  and  open  air  cafes,  as  de- 
fined in  paragraph  (f)  (Permitted  obstruc- 
tions), Urban  Open  Space  Definition,  may  be 
placed  within  the  area  of  a  plaza  upon  certifi- 
cation by  the  Chairman  of  the  City  Planning 
Commission  and  the  Board  of  Estimate  to  the 
Commissioner  of  Buildings  that: 

a.  Such  uses  promote  public  use  and  enjoy- 
ment of  the  plaza. 

b.  Such  uses  complement  and  stabilize  desir- 
able uses  in  the  surrounding  area. 

c  Such  uses  are  proposed  as  part  of  a  gen- 
eral improvement  of  the  plaza  where  neces- 
sary, including  as  much  landscaping  and  free 
public  seating  as  is  feasible 

d.  The  owner  of  such  use  will  maintain  such 
uses  in  accordance  with  provisions  of  para- 
graph (m)  (Maintenance),  Urban  Open  Space 
definition: 

The  Chairman  shall  furnish  a  copy  of  the  ap- 
plication for  such  certification  to  the  affected 
Community  Planning  Board  at  the  earliest 
possible  stage  and  will  give  due  consideration 
to  their  opinion  as  to  the  appropriateness  of 
such  a  facility  to  the  area.  The  Chairman  and 
the  Board  of  Estimate  shall  each  respond  to 
such  request  for  certification  within  60  days  of 
receipt  of  a  completed  application.  Such  cer- 
tification shall  be  effective  for  a  period  of  three 
years,  but  upon  application  may  be  renewed 
for  a  similar  period  by  the  Chairman  of  the 


City  Planning  Commission  and  the  Board  of 
Estimate. 

[Existing  Section  33-14  (Floor  Area  Bonus  For 
a  Plaza-Connected  Open  Area)  to  be  deleted.! 

Bonus 

33-14 

Floor  Area  Bonus  for  Urban  Open  Space 

C5-3        C5-5        C6-6         C6-7  C6-9 

In  the  districts  indicated  for  each  square  foot 
of  open  air  concourse,  sidewalk  widening  or 
urban  plaza  provided  on  a  zoning  lot  in  ac- 
cordance with  the  requirements  set  forth  in 
Section  12-10  (DEFINITIONS)  for  Urban  Open 
Space  the  total  floor  area  permitted  on  that 
zoning  lot  under  the  provisions  of  Section 
33-12  (Maximum  Floor  Area  Ratio)  for  a  com- 
mercial, community  facility  buildings  or  mixed 
buildings  may  be  increased  by  ten  square  feet. 

Modifications 

74-91 

Urban  Open  Space  Modifications 

In  C5-3,  C5-5,  C6-6,  C6-7  or  C6-9  Districts,  the 
City  Planning  Commission  may  permit  modifi- 
cations of  the  provisions  of  Section  12-10 
(DEFINITIONS).  Urban  Open  Space,  affecting 
the  eligibility  of  urban  plazas,  sidewalk  widen- 
ings  or  open  air  concourses  for  bonus  floor 
area,  provided  that  such  modifications  shall 
not  include  any  modification  of  Section  33-14 
(Floor  Area  Bonus  for  Urban  Open  Space)  for 
the  bonus  floor  area  of  10  square  feet  for  each 
square  foot  of  urban  open  space,  and  that 
such  modifications  shall  be  conditioned  upon 
findings  made  by  the  Commission  in  accord- 
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ance  with  the  provisions  of  this  Section. 
The  Commission  may  prescribe  appropriate 
conditions  and  controls  to  enhance  the  rela- 
tionship of  such  urban  open  spaces  to  sur- 
rounding development. 

74-911 

Urban  plazas 

For  urban  plazas,  the  Commission  may  permit 
modifications  of  the  requirements  set  forth  in 
Section  12-10  (DEFINITIONS),  for  Urban  Open 
Space  and  Urban  Plaza,  provided  that  the 
Commission  finds  that  the  urban  plaza's  use- 
fulness and  attractiveness  as  an  urban  open 
space  will  be  assured  by  the  proposed  layout 
and  design  and  that  the  development  as  a 
whole  will  produce  a  good  urban  design  rela- 
tionship with  surrounding  buildings  and  open 
spaces. 

74-912 

Sidewalk  widenings 

For  sidewalk  widenings.  the  Commission  may 
permit  modifications  of  the  requirements  re- 
lating to  sidewalk  widenings.  as  set  forth  in 
Section  12-10  (DEFINITIONS).  Urban  Open 
Space  and  Sidewalk  Widening,  provided  that 
the  Commission  finds  that  such  modifications 
will  assure  the  usefulness  of  the  sidewalk 
widening  for  its  intended  purpose  of  improv- 
ing pedestrian  circulation  and  will  produce  an 
overall  good  site  plan. 

74-913 

Open  air  concourses 

For  open  air  concourses,  the  Commission  may 
permit  modifications  of  the  requirements  set 
forth  in  Section  12-10  (DEFINITIONS)  Urban 
Open  Space  and  Open  Air  Concourses,  pro- 
vided that  the  Commission  finds  that: 

a.  Access  of  light  and  air  to  the  mezzanine 


portion  and  to  the  subway  station  mezzanine 
or  platform  area  is  sufficient  to  achieve  sub- 
stantial public  benefits,  and 

b.  The  allocation  of  space  for  required  pedes- 
trian movements  will  facilitate  the  access  and 
dispersal  of  people  using  the  subway  system 
and  contribute  substantially  to  public  con- 
venience; and 

c.  In  the  case  of  open  air  concourses  contain- 
ing more  than  8.000  square  feet  in  the  mezza- 
nine portion,  such  size  is  justified  by  high 
volumes  of  riders  entering  and  leaving  the 
subway  station  and  by  special  provisions  in 
the  development  plan  for  landscaping,  seat- 
ing, open  air  cafes,  retail  shops  or  other  public 
amenities  which  can  be  supported  and  en- 
joyed by  large  numbers  of  pedestrians. 

Effective  date 

11-24 

Building  Plans  Filed  Prior  to  Effective  Date  of 
Amendment  Establishing  Urban  Open  Space. 

The  provisions  of  amendment  CP-22784B  con- 
cerning Urban  Open  Space  in  C5-3.  C5-5.  C6- 
6,  C6-7  and  C6-9  Districts  shall  not  apply  to 
any  development  for  which  building  plans 
were  filed  and  pending  with  the  Department  of 
Buildings  as  of  January  1,  1975,  including  any 
subsequent  amendment  thereof.  The  right  to 
develop  in  accordance  with  the  provisions  of 
this  section  shall  automatically  lapse  unless 
substantial  construction  of  foundations  has 
been  completed  by  January  1,  1977. 


(The  following  pages  contain  ancillary 
changes  to  reconcile  the  existing  text  with  the 
new  amendment.) 


ApPCndiX  Ancillary  changes  to  reconcile  the  existing 
33-12 

Maximum  Floor  Area  Ratio 

In  all  districts,  as  indicated,  for  any  building  on  any  zoning  lot,  the  maximum 
floor  area  ratio  shall  not  exceed  the  floor  area  ratio  set  forth  in  this  Section,  except 
as  otherwise  provided  in  the  following  Sections: 

Section  33-13  (Floor  Area  Bonus  for  a  Plaza  or  Plaza-Connected  Open  Area) 
[Section  33-14  (Floor  Area  Bonus  for  a  Plaza-Connected  Open  Area)] 

Section  33-14  (Floor  Area  Bonus  for  Urban  Open  Space) 

Section  33-15  (Floor  Area  Bonus  for  Arcades) 

Section  33-16  (Floor  Area  Bonus  for  Front  Yards) 

Section  33-17  (Special  Provisions  for  Zoning  Lots 
Divided  by  District  Boundaries). 

Any  given  lot  area  shall  be  counted  only  once  in  determining  the  floor  area  ratio. 
33-13 

Floor  Area  Bonus  for  a  Plaza  or  Plaza-Connected  Open  Area 
33-131 


Commercial  buildings  in  certain  specified  Com- 
mercial Districts 

In  the  districts  indicated,  except  as  otherwise 
provided  in  Section  82-08  (Modification  of  Bulk 
and  Height  and  Setback  Requirement),  for  each 
square  foot  of  plaza  or  portion  of  a  plaza  pro- 
vided on  a  zoning  lot,  or  for  each  square  foot  of 
open  area  unobstructed  from  its  lowest  level 
to  the  sky,  which  has  a  minimum  dimension  of 
40  feet  and  which  connects  two  plazas  or  a 
plaza  with  a  street,  the  total  floor  area  per- 
mitted on  that  zoning  lot  under  the  provisions  of 
Section  33-12  (Maximum  Floor  Area  Ratio)  for 
a  commercial  building  may  be  increased  as  set 
forth  in  the  following  table: 

Floor  Area  Bonus 


C4-7 


C5-2 
[C5-3] 

C5-4 
[C5-5] 


C6-1 
C6-1A 
C6-2 
CS-3 
C6-4 
C6-5 
C6-8 
[C6] 


Permitted  additional  floor  area  per  square  foot 
of  plaza  or  plaza  connected  open  area  (in 
square  feet) 


C6-6 


[10 

C5-3 
C5-5 

C6-7 
C6-9] 

C6-1A 

C6-4 

C5-2 

C6-5 

6 

C4-7  C5-4 

C6-8 

4 

C6-1 
C6-2 
C6-3 

text  with  the  new  amendment. 
33-132 

Community  facility  buildings  in  CI  or  ^Districts  with 
bulk  governed  by  surrounding  R9  or  RIO  District 


In  the  districts  indicated,  when  mapped  within  an  R9 
or  RIO  District,  for  each  square  foot  of  plaza  or  portion 
of  a  plaza  provided  on  a  zoning  lot,  or  for  each  square 
foot  of  open  area  unobstructed  from  its  lowest  level  to 
the  sky,  which  has  a  minimum  dimension  of  40  feet 
and  which  connects  two  plazas  or  a  plaza  with  a  street, 
the  total  floor  area  permitted  on  that  zoning  lot  under 
the  provisions  of  Section  33-12  (Maximum  Floor  Area 
Ratio)  for  a  community  facility  building  or  a  building  used 
for  both  commercial  and  community  facility  uses,  may  be 
increased  by  six  square  feet. 

33-133 

Community  facility  buildings  in 
certain  other  specified  Commercial 
Districts 


Cl-1 

C\J> 

Cl-3 
Cl-4 
Cl-5 


C2-1 

C2-? 
C2-3 
C2-4 
C2-5 


In  the  districts  indicated,  except  as 
otherwise  provided  in  Section  82-08 
(Modification  of  Bulk  and  Height 
and  Setback  Requirements),  for  each 
square  foot  of  plaza  or  portion  of  a 
plaza  provided  on  a  zoning  lot,  or  for 
each  square  foot  of  open  area  unob- 
structed from  its  lowest  level  to  the 
sky,  which  has  a  minimum  dimension 
of  40  feet  and  which  connects  two 
plazas  or  a  plaza  with  a  sfreer,  the 
total  floor  area  permitted  on  that 
zoning  lot  under  the  provisions  of 
Section  33-12  (Maximum  Floor  Area 
Ratio)  for  a  community  facility  build- 
ing or  a  building  used  for  both  com- 
mercial and  community  facility  uses 
may  be  increased  as  set  forth  in  the 
following  table: 

Floor  Area  Bonus 


Cl-8 
1-9 


C2-7 
C2-8 


C4-6 
C4-7 


C5-1 
C5-2 
C5-4 
[C5] 


C6-1 
C6-2 
C6-3 
C6-4 

C6-5 
C6-8 
[C6] 


Permitted  additional  floor  area  per 
square  foot  of  plaza  or  plaza  con- 
nected open  area  (in  square  feet) 

[10 

C5-3 
C5-5 

C6-6 
C6-7 
C6-9] 

6 

Cl-8 
Cl-9 

C2-7 
C2-8 

C4-6 
C4-7 

C5-1 
C5-2 
C5-4 

C6-3 
C6-4 
C6-5 
C6-8 

4 

C6-1 
C6-2 
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33-35 

Floor  Area  Bonus  for  Plaza,  Plaza-Connected  Open  Area, 

[or]  Arcade  or  Urban  Open  Space  in  Connection  with  Mixed  Buildings 

In  the  districts  indicated,  any  floor  area  bonus  for  a  plaza,  a  />/a2a-connected  open 
soace  [or]  an  arcade  or  an  urban  open  space  permitted  under  the  applicable 
district  regulations  for  any  residential,  commercial,  or  community  facility  portion  of 
i  mixed  building,  provided  that  any  given  plaza,  plaza -connected  open  area,  arcade, 
or  urban  open  space  shall  be  counted  only  once  in  determining  bonus.  The 


Applicable  Zones 


Lower  Manhattan 


35-70   SPECIAL  PROVISIONS  FOR  CERTAIN  MIXED  BUILDINGS 

I?  fctaSS  JKffif  in^Clted  Wit^  a  Suffix  "CR"  the  lot  area  requirements 
of  Sections  23-20  and  35-41  and  the  provisions  of  Section  35-35  shall  not  apply  to 

any  mtxed  building  development  on  a  zoning  lot  having  a  minimum  area  of  20  000 

square  feet  and  which  complies  with  the  following  requirements : 


Midtown  Manhattan 

47 


Summary  of  Requirements 


GENERAL 
PROVISIONS 


URBAN 
PLAZAS 


LOCATION 


AREA  DIMENSIONS 


PROPORTIONAL 
REQUIREMENTS 


CIRCULATION 
AND  ACCESS 


ELEVATION 


A.  Non-qualifying  open 
space  would  be  sepa- 
rated from  bonused  Ur- 
ban Open  Space. 

B.  To  adjoin  a  streel. 


A.  To  have  southern 
exposure,  where  pos- 
sible. 

B.  Restricted  in  orien- 
tation on  avenue  if  large 
open  space  nearby. 


A.  Min.  750  sq.  ft. 

B.  Not  less  than  10  ft 
deep 


A.  Proportions  of  not 
more  than  3.1. 

B.  40  ft.  min.  width  for 
through  block. 


Standards  of  accessi- 
bility for  physically 
disabled. 

Major  portions  of  open 
spaces  to  be 
accessible. 


A.  Open  at  all  times. 

B.  Access  along  at  least 
50  percent  of  the  front 
lot  lines. 

C  Must  be  flat  around 
subway  stair  in  adja- 
cent sidewalk. 


A.  Within  3  ft.  of  curb 
level. 

B.  If  10,000  sq.  ft.  or 
more,  may  have  15  per- 
cent of  area  within  5 

ft.  of  curb  level. 

C.  For  site  (hat  slopes 
more  than  2.25  percent 
may  be  within  5  ft.  of 
curb  level. 


Park-like  featuresai 

worksofaruiosks 
°Pen  air  cafes,  meas 


Maximum 
Area  of        %  0, 

Urban  Plazas  Obstruc- 
ts »a-  «•)  Hons 

Less  than  5,000  33% 
5,000—5,999  36% 
6,000—6,999 
7.000—7,999 
8.000—8,999 
9,000—9,999 
10.000  or  more  50% 


39% 
42% 
45% 


OPEN 
AIR 

CONCOURSE 


SIDEWALK 
WIDENING 


A  To  front  on  street 
with  subway. 
B.  To  be  within  75  ft. 
of  nearest  turnstile 


A.  Mandated  on  Lexing- 
ton and  Madison  Ave- 
nues. 

B.  Also  mandated  on 
wide  street  where  there 
is  one  on  adjacent 
property. 


A.  Min.  mezzanine  por- 
tion 4,000  sq.  ft. 

B.  Max.  mezzanine  por- 
tion 8,000  sq.  ft. 

C.  Min.  dimension  of 
mezzanines  times  the 
depth  or  40  ft. 

D.  Width  of  street  level 
portion  20  ft.  to  30  ft. 


A.  10  ft.  on  a  wide 
street. 

B-  5  ft.  to  10  ft.  on  a 
narrow  street. 


A  Open  hours  subway 
station  is  in  operation, 
B  Elevator  to  be  lo- 
cated at  level  of  mez- 
zanine portions. 


A.  Mezzanine  level  to 
be  at  same  level  or  not 
more  than  3  ft.  above 
subway  mezzanine. 

B.  Street  level  must  be 
within  3  ft.  of  curb 
level. 


A.  Mezzanine  portion— 
max.  20  percent  ob- 
structed 

B.  Street  level  portion 
—no  obstructions  per- 
mitted 


Open  and  accessible  ai 
all  times. 


At  same  level  as  adja- 
cent sidewalk. 


None  permitted  except 
for  temporary  awnings 
or  canopies 
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SEATING 


PLANTING 


PAVING 


LIGHTING 


PLAQUE 


SIGNS 


Dimensional  standards 
for  conforming  seating. 


A.  Street  trees: 

1.  3Vj  in.  mln.  caliper, 
planted  flush  to  grade, 
around  entire  site. 

2.  200  cu.  ft.  of  soli, 
depth  of  SVj  ft.,  flush 
to  grade. 

B.  Urb.  Open  Sp.  trees 
1.  Same  except  75  sq.  ft. 
mln.  for  planting  beds 

C.  Planting  beds  2  ft. 
mln.  depth  for  shrubs 


The  paving  materials 
used  for  sidewalk  shall 
be  compatible  with 
those  used  in  Urban 
Open  Space 


Two  foot  candle  mini- 
mum. Entire  nighttime 
hours 


ALLOCATIONS  OF 
FRONTAGES  FOR 
RETAIL  USE 


A  Not  less  than  24  In 
or  more  than  4  sq  ft 
B.  Contains  owner  s  re- 
sponsibilities and 
bonusable  items 


Accessory  to  Urban 
Open  Space  uses  only 


A  50  percent  of  total 
frontage  of  building 
walls  fronting  on  de- 
velopment site  shall  be 
occupied  by  retail  use 
B  All  such  uses  shall 
be  directly  accessible 
from  Urban  Open 
Space. 


1  linear  ft.  per  30  sq.  ft. 
1  linear  ft.  per  40  sq.  ft. 
where  site  slopes  2.25 
percent  or  for  through 
block. 


Required: 

1,000  sq.  ft.  or  more — 
4  trees 

5,000  sq.  ft.  or  more— 
6  trees 

12,000  sq.  ft.  or  more — 
1  tree  per  2,000  sq.  ft. 


None  required. 


Mezzanine  portion  to 
be  landscaped. 


None  permitted. 


No  trees  may  be 
planted  within  the 
sidewalk  widening. 
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